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The  town  of  Southborough  seeks  proposals  for  the  purchase, 
renovation,  and  reuse  of  an  old  fire  station.  Constructed 
in  1928,   this  masonary  structure  has  unique  characteristics, 
including  Italianate  cornices,  a  wooden  cupola,  and  a  tin 
ceiling.     Its  floor  area,  now  4200  square  feet,  can  be 
expanded  to  more  than  6600.     The  building  is  on  a  35,764- 
square-foot  lot.     The  property  is  unimproved  and  relatively 
flat.     It  has  a  100-foot  frontage  on  Main  Street  (Route  30) 
and  is  situated  in  the  middle  of  Southborough' s  central 
business  district.     The  Center  is  a  convenience-oriented 
shopping  area,  easily  accessible  from  anywhere  in  town. 
A  market  analysis  recently  conducted  indicates  a  number 
of  opportunities  for  new  business  in  the  Center.  The 
town  would  like  to  select  a  proposal  that  is  both  innova- 
tive and  conscientious.     Since  renovation  of  a  building 
for  a  different  use  can  be  expensive,   the  board  of 
selectmen  has  been  authorized  to  negotiate  a  sale  price 
based  upon  the  merits  of  the  proposal. 

Background  In  19  78,  the  Southborough  Fire  Department  vacated  this 

building  because  it  needed  more  space.     Throughout  the  re- 
mainder of  that  year  the  town  contemplated  what  to  do  with 
the  old  fire  station.     After  reviewing  its  own  needs,  the 
town  decided  to  sell  the  building.     In  1979,  an  attempt 
was  made  to  find  a  buyer.     Proposals  submitted,  however, 
did  not  meet  community  objectives  or  expectations.  The 
town  decided  to  re-evaluate  its  decision  to  sell  the 
property.     A  year  later,  the  town  meeting  officially  voted 
to  sell  the  property. 

At  a  town  meeting  in  April  of  1980,   the  selectmen  were 
directed  to  set  up  an  ad-hoc  committee  and  to  request  the 
Metropolitan  Area  Planning  Council  to  "examine  the  present 
and  future  uses  of  the  former  fire  station  and  to  assess 
the  impact  of  its  use  on  Southborough  Center."  The 
selectmen  were  authorized  also  to  conduct  a  public  sale 
of  the  property  once  the  study  was  completed.     The  sale 
is  to  be  consistent  with  the  findings  of  the  report. 

The  Fire  Station  Study  Committee  and  the  Metropolitan  Area 
Planning  Council  have  completed  an  extensive  evaluation 
of  the  building,   the  property,  and  the  Center  as  a  whole. 
This  request  for  proposals  is  based  upon  public-opinion 
surveys,  design  and  market  analyses,  and  a  financial 
assessment  of  the  reuse  of  the  property. 

The  town  of  Southborough  would  like  to  accomplish  a  number 
of  things  through  the  sale  of  the  old  fire  station.  Pro- 
posals should  reflect  these  desires: 


Statement  of 
Obj  ectives 


1.  To  preserve  a  town  landmark  through  adaptive  reuse. 

2.  To  realize  financial  gain  from  the  sale  and  use  of 
the  property. 

3.  To  meet  local  needs  for  additional  retail  goods  and 
personal  services. 

4.  To  maintain  a  complementary  mix  of  businesses  in  the 
town  Center. 

5.  To  support  the  "character"  of  the  town  Center  —  a 
natural,  simple,  rural  atmosphere;  country  living  whi 
meets  day-to-day  needs. 


6.     To  encourage  social  interaction  in  the  Center. 


Description  of  the  Property 
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Location 


Five  Main  Street  is  the  address  of  the  old  fire  station. 
Situated  in  the  middle  of  Southborough ' s  central 
business  district,  it  is  surrounded  by  stores,  offices, 
houses,  a  post  office,  a  railroad,  and  a  parcel  of  vacant 
land.    Main  Street  is  a  state  road — Route  30 — making 
access  from  the  east  and  the  west  easy.     Many  through 
streets  intersect  Main  Street,  making  travel  from  the 
north  and  the  south  easy,  too.    As  a  result,  the  property 
is  convenient  to  Southborough ' s  6200  residents.    (See  the 
map  on  the  following  page.) 


Building 
Characteristics 


The  old  fire  station  is  an  attractive  red-brick  building. 
Wood  doors,  windows,  and  trim  accentuate  the  brick  and 
contribute  to  the  building's  prominence  as  a  local  landmark. 
Large  overhead  doors,  indicative  of  the  former  use, 
dominate  several  facades.     Small  panes  of  glass  within 
the  doors  complement  those  in  windows  throughout  the 
building.     These  characteristics,   together  with  details 
such  as  the  wooden  cupola,  form  a  character  that  towns- 
people wish  to  preserve.    (See  plans  attached.) 


As  mentioned  in  the  introduction,  the  building  was  con- 
structed in  1928.     Structurally,  the  walls  are  brick  over 
concrete  block.     Both  the  brick  and  the  block  need 
cleaning  and  some  repair.     Three  sections  can  be  distin- 
guished from  the  configuration  of  the  roof.     One  is 
characterized  by  a  hip  roof  with  a  wooden  cupola; 
the  other  two  have  gables  with  perpendicular  ridges.  Each 
was  constructed  with  wooden  trusses.     The  hip  roof  was 
recently  reshingled  and  one  gable  roof  repaired.  The 
other  gable  roof  needs  to  be  replaced. 

Inside,  the  building  is  unfinished  —  concrete  walls  and 
floors  are  exposed  throughout.     Plywood  partitions  and 
masonary  walls  compartmentalize  the  space  within  each 
section.     The  net  usable  space  is  approximately  4200 
square  feet. 


Fifty  percent  of  this  space  is  in  the  section  with  the 
hipped  roof.     Its  overall  dimensions  are  37  by  59  feet. 
The  largest  room  —  1600  square  feet  —  has  a  tin  ceiling 
15  feet  above  the  floor.     Three  large  overhead  doors  and 
three  standard  doors  permit  entry  from  the  front,  side,  and 
rear  lots  as  well  as  from  other  sections  of  the  building. 


The  second  section  of  the  building  is  to  the  west  of  the 
first.     It,  too,  has  three  bay  doors  opening  on  to  Main 
Street.     Its  dimensions  are  38  by  30  feet  (1140  sqxiare 
feet) .     It  is  smaller  than  the  first  section  and  set  back 
28  feet  farther  from  the  street. 
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The  third  section  is  immediately  behind  the  second;  a 
standard  door  connects  the  two.     The  overall  dimensions 
of  this  section  are  21  by  50  feet.     It  is  divided  into 
two  500-square-f oot  sections  by  a  concrete-block  wall. 
Each  room  has  two  overhead  doors  that  open  eastward,  onto 
the  rear  portion  of  the  property. 


Site  The  property  itself  is  35,764  square  feet.     It  is  L-shaped 

Characteristics  with  100  feet  of  frontage  on  Main  Street.     As  mentioned, 

the  property  is  unimproved  and  relatively  flat  —  gener- 
ally a  two-percent  slope  with  a  slight  rise  in  the  north- 
western comer,    (see  Figure  1) 

The  building  is  on  the  front  portion  of  the  lot,  set  back 
30  feet  from  the  street,  and  covers  approximately  12 
percent  of  the  land.     Its  western  side  yard  is  3i5-feet 
wide  and  its  eastern  21  feet.     The  back  property  line  is 
106  feet  from  the  building.     The  back  lot  of  the  property 
is  large  enough  to  accommodate  a  1600-square-f oot  single- 
story  addition  to  the  building,  as  well  as  the  necessary 
parking  lot,  septic  and  drainage  systems,  peripheral 
landscaping  as  a  buffer  to  neighboring  property  owners, 
and  a  small  courtyard  —  2500  square  feet. 

The  usable  land  may  exceed  35,764  square  feet  if  use 
agreements  and  easements  are  obtained  from  the  owners  of 
adjacent  properties.     One  agreement  a  future  owner  might 
negotiate  is  for  the  use  of  the  vacant  land  within  the 
railroad  right-of-way  (a  common-property  line  strip  33  feet 
deep) .     Others  in  the  Center  have  received  permission  to 
use  the  land  beside  their  property  to  a  depth  of  33  feet. 
All  have  expanded  their  parking  lots  onto  it.  They  are 
shown  on  the  center- revitalization  plan  attached. 

Tne  fire  station  shares  a  137-foot  boundary  with  the 
railroad.     Therefore,  the  additional  land,  from  an 
agreement  similar  to  those  of  neighbors,  would  total 
4521  square  feet.     The  parking  lot  could  be  expanded 
onto  this  land,  freeing  up  land  adjacent  to  the  existing 
building  for  the  construction  of  more  building  space. 
The  resulting  new  construction  could  range  from  800  to  1200 
square  feet  of  floor  area,  depending  upon  the  layout  of  the 
parking  lot.     Together  with  the  original  4200-square-f oot 
building  and  the  expansion  possible,  without  the  railroad 
land,  building  space  should  total  6600  to  7000  square 
feet.     The  parking  lot  would  likewise  increase,  to  44- 
47  spaces. 

Soil  tests  were  conducted  on  August  9,  1978,  by  McCarthy 
Engineering  of  Natick.     The  soil  has  been  classified  as 
clayey  gravel.     Percolation  tests  were  made  in  the  northwest 
quadrant  of  the  property;  rates  of  15  minutes  per  inch  and 


 Jl 


MAIN  STREET 


Figure  1 
Fire-Station  Property 
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4  minutes  per  inch  were  found.     Groundwater  was  en- 
countered at  42  inches  beneath  the  surface.     There  is  a 
drainage  ditch  along  the  property  line  shared  with  the 
railroad  right-of-way.     Surface  runoff  from  the  fire- 
station  property  drains  into  this  ditch  and  flows  beneath 
the  center  and  out  along  Boston  Road. 

Utilities  Available  With  the  exception  of  sewers,  all  utilities  are  accessible. 

There  is  a  gas  line  along  Main  Street  to  which  the  fire 
station  can  be  connected.     The  building  is  already  hooked 
up  to  electric  and  water  lines.     A  storm-drain  channel  runs 
parallel  to  the  easteim  property  line,  along  the  railroad 
right-of-way.     There  is,  however,  no  sewer  system  in  town, 
nor  is  there  a  properly  functioning  septic  system.    A  new 
one  is  needed. 


Conditions  of  the  Sale 
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Criteria  for  Proposals  will  be  evaluated  on  their  benefit  to  the 

Evaluation  town  and  their  potential  for  success.     The  Fire  Station 

and  Selection  Study  CoTmni.ttee  will  conduct  the  review.  Specifically 

sought  in  applicants  are: 


1,     Demonstrated  skill  and  expertise  —  successful 
renovation  and  reuse  of  buildings  for  retail  and 
office  tenants. 


2.  Financial  feasibility  of  the  proposal  —  evaluation 
based  on  a  cash-flow  statement  and  on  the  financial 
strength  of  the  owner  and/or  developer. 


3.     Impact  of  proposed  use(s)  on: 

—  other  businesses  within  the  center; 

—  neighboring  residences; 

—  auto  traffic; 

—  pedestrians. 


4.  Quality  of  design  and  the  proposal's  conformance 
with  the  design  guidelines  for  the  fire  station. 

5.  Responsiveness  to  community  objectives  and  the 
developer's  attitude  regarding  them. 

6.  Potential  for  success  of  businesses  proposed  as 
tenants : 


—  based  upon  the  market  analysis; 

—  additional  information  provided  by  the 
applicant  to  substantiate  proposal(s). 


7.     Timely  completion  of  renovations. 


8.     Adequacy  of  the  proposal  submitted  (i.e.,  content 
and  format) . 


Content  of  Proposals  should  include  a  letter  of  interest,  a  profile  of 

Submittals  the  applicant (s) ,  and  a  description  of  planned  renovations 

and  uses. 


1.     Letter  of  interest  should: 


a.  state  offer  to  purchase; 

b.  identify  conditions  of  the  sale; 

c.  include  bid  for  the  property. 


2.     Profile  of  potential  owner(s)  and/or  developer(s)  should 


a.     include  phone  numbers  of: 


—  those  who  will  have  financial  interests  in 
the  project  (i.e.,  partners,  syndicates); 

—  project  staff. 

b.  note  primary  contact  people; 

c.  outline  previous  experience  in 

—  reuse,  renovation,  rehabilitation,  preserva- 
tion; i 

—  connnercial  and/or  office-space  development; 

—  commercial  and/or  office-space  management; 

—  projects  completed  (or  now  being  undertaken) ;  [ 

—  obtaining  financing.  \ 

d.  give  bank  references; 

e.  certify  the  accuracy  of  this  profile. 
3.     Proposal  for  renovation  and  reuse: 

a.  explain  how  community  objectives  will  be  met; 

b.  state  use(s),  including  type,  intensity  and 
hours  of  operation; 

c.  give  plan (s) /design  concept: 

—  structural  changes; 

—  renovations/reconditioning  of  structure; 

—  site  improvements:   landscaping,  parking,  public 
areas,  drainage,  and  septic  system; 

—  plans  should  include  a  narrative,  floor  layout,  j 
elevations,  and  a  site  plan. 

d.  list  projected  expenditures  for  renovations: 

■  —  categorical  (e.g.,   those  used  in  the  preliminary! 
estimate.  Table    7     of  the  Market  Analysis) ; 

—  detail  items  in  each  category  —  materials, 
quantity,  cost,  etc. 

e.  give  financing  plan:  j 

—  who  will  be  providing  financing; 

—  what  the  terms  are; 

—  personal  assets  involved  (from  principal, 
partners,  syndicate,  etc.). 


i 
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f.  show  timetable  for  completion  of  renovations; 

g.  indicate  any  expected  departure  from  conditions, 
guidelines,  etc.   (specify  reasons); 

h.  indicate  management  and  use  plans: 

—  projected  income; 

—  projected  expenses; 

—  maintenance  program. 

Procedures  Several  procedures  have  been  set  up  to  make  the 

application  process  orderly  and  convenient  for  all  involved 
It  is  hoped  that  they  will  also  help  shorten  the  period 
over  which  this  process  will  take  place. 

1.  Developer's  Kits  are  available  from  the  Board  of 
Selectmen  for  $25  each.     The  selectmen's  office  is 

in  the  Town  House,  17  Common  Street,  Southborough,  MA 
01772. 

2.  Additional  plans  and  elevations  also  may  be  obtained 
from  the  selectmen  for  $5  each. 

3.  The  property  is  available  for  inspection  between  8:30 
a.m.  and  4:30  p.m.,  Monday  through  Friday,  by 
appointment.     Contact  Edward  Phaneuf,  Building 
Inspector,  at  (617)  485-0710. 

4.  Inquiries  from  prospective  developers  for  more 
information  are  welcomed.     They  can  be  made  in 
writing  to  the  Board  of  Selectmen,  at  the  address 
noted  above. 

5.  Proposals  are  due  at  the  selectmen's  office  in  the 
Town  House  by  5  p.m.,  Monday,  September  14,  1981. 
Receipt  will  be  acknowledged  in  writing. 

6.  All  applicants  are  required  to  submit  a  check  for 
$10,000  with  proposals.     Each  check  will  be  held 
(uncashed)  until  the  proposal  it  accompanied  is 
accepted  or  rejected.     When  a  proposal  is  rejected, 
the  check  will  be  returned  to  the  applicant. 

The  check  from  the  applicant  who  is  accepted  will 
be  deposited  in  an  escrow  account  at  the  time  of 
the  sale.     It  will  be  released  upon  completion  of 
renovations  negotiated  as  part  of  the  sale. 

7.  Applicants  will  be  notified  about  items  missing 

from  proposals  or  the  need  for  additional  information. 
The  deadline  for  response  will  be  two  weeks  from  notifi 
cation. 


8.    All  applicants  will  be  kept  abreast  of  the  progress 

of  the  review  conmiittee . 


Over  the  next  three  months,  the  town  of  S°uthborough 
Selection  HH  seek  a  developer  and  future  owner  of  the  old  fxre 

P^o<^ess  station      The  process  will  begin  with  the  submission 

o  proposals  and  end  with  the  transfer  of  ownership  of 
the  property.     The  process  from  beginning  to  end  is 


1. 


the  property, 
reviewed  here. 

Proposals  ^^11  be  accepted  at  the  ^^^f 
in  the  Town  House  until  5  p.m.  on  Monday,  September 

14,  1981. 

2  All  submissions  will  be  opened  at  7:30  p.m.,  Tuesda 
September  15,  1981  at  the  Board  of  Selectmen  s  meet 
ing  in  the  Town  House.  Subsequently  they  will  be 
reviewed  and  applicants  will  be  notified  of  their 
completeness . 

3.  The  committee  will  review  all  proposals  and  select 
the  "best"  for  further  examination. 

4.  The  authors  of  these  final  proposals  will  be  inter- 
viewed. 

5.  A  single  proposal  will  then  be  selected. 

6  A  series  of  meetings  between  the  author  of  the  finL 
proposal  and  the  Fire  Station  Study  Committee  will 
follow  its  selection.     The  town  counsel  will  assis 
when  necessary. 

7  Once  an  agreement  is  reached,  it  will  be  presentea 
SSaSy  to  the  board  of  selectmen  (the  -^^^^^^^^^ 
wm  hale  been  kept  up  to  date  through  memos  draft c 
at  the  completion  of  each  step)  . 

S  The  board  of  selectmen  will  then  review  the  proposj 
Sd  agreement.  They  will  either  recommend  change.c 
approve  it . 

9.     Following  approval,  the  sale  and  transfer  will  oc 

The  $10,000  check  of  the  new  owner  of  the  fire  st 
will  be  deposited  in  an  escrow  account  until  reno|4 
tions  are  completed 
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Design  Guidelines 
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The  town  of  Southborough  has  drafted  a  set  of  guidelines 
for  renovations  to  the  fire  station.     By  adhering  to  these 
recommendations,  inappropriate  materials,  incompatible 
designs,  and  defacing  of  surfaces  will  be  avoided.  They 
are  intended  to  protect  the  overall  quality  and  character 
of  the  building  while  visually  coordinating  improvements. 
Included  are  solutions  to  physical  and  aesthetic  problems 
that  will  be  encountered  when  making  improvements.  These 
guidelines  are  not  intended  to  prevent  innovation.  However, 
they  do  reflect  the  minimum  standards  of  quality  acceptable 
by  the  town. 


Facade  Components 


The  former  fire  station  is  a  one-story  Italianate 
building.     It  has  three  sections ,  two  facing  the  street 
(we'll  call  them  Sections  One  and  Two). 


Section  One  can  be  divided  horizontally  into  six  parts: 
(1)  knee  height,   (2)  lighting  area,   (3)  arcade,  (4) 
cornice,   (5)  roof,   (6)  wooden  cupola.    Parts  one 
through  four  make  up  the  storefront.    Also  in  the  facade 
are  three  vertical  units ,  coinciding  with  the  three  bay 
doors.    The  divisions  are  shown  here. 


Section  Two  shows  three  horizontal  divisions,  coinciding 
with  three  of  Section  One.     They  are  (1)  knee  height,  (2) 
cornice,  and  (3)  roof.     Although  these  divisions  now  do 
not  create  much  continuity  with  Section  One,  they  can, 
with  innovative  design. 
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Consistent  use  of  signs,  colors,  materials,  awnings,  etc. 
will  help  create  unity  along  the  entire  building  facade. 
At  the  same  time,  some  architectural  details  in  Section 
One  should  be  preserved-^or  example,  the  wooden  cupola. 
Also,  the  arcade  bays  should  not  be  covered  up  by 
masonary  or  any  other  structure  higher  than  3^5  feet.  In 
this  way,  different  uses  can  always  be  .reflected  in  the 
facade.     The  following  sketch  depicts  these  recommendations 
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Section  Three,  located  behind  Two,  has  four  bay  doors,  whicl] 
face  eastward.     Three  too  has  divisions  of  knee  height, 
cornice,  and  roof.     The  design  of  renovations  to  Section 
Three  should  be  similar  those  for  One  and  Two.    Here,  how- 
ever, the  roof  must  be  replaced,  and  its  brick  walls  need  tc 
be  cleaned  and  repointed.  (See  the  elevation  drawing 
attached.) 


Repair  of 
Exterior  Surfaces 


Creation  of 
Storefronts 


In  fact,  most  of  the  exterior  walls  are  dirty  or  stained. 
A  good  steam  cleaning  will  restore  the  attractiveness 
of  the  brick.     This  technique  is  recommended  for  most 
areas  because  it  is  not  abrasive.     Some  small  areas  are 
severely  stained,  however,  and  need  sandblasting. 

Also,  the  mortar  in  some  places  is  deteriorating.  In 
these  places,  repointing  (replacing  lost  or  loose  mortar) 
and  refacing  (replacing  bricks)  are  necessary.  The  sur- 
face area  needing  this  work  amounts  to  only  three  or  four 
percent  of  the  total  surface  of  the  building.  Repointing 
will  help  maintain  the  weathertightness  of  the  brick  sur- 
face, increase  structural  soundness,  and  improve  appearance 

Old  materials  should  be  used  for  refacing  and,  for  that 
matter,  for  repairing  trim  and  fascia  boards.  Such 
bricks,  stone,  and  wood  trim  can  often  be  found  in  salvage 
yards.     But  if  modem  substitutes  must  be  used,  they  should 
match  original  materials  in  color,  texture,  and  general 
appearance. 


Renovating  this  building  for  retail  shops  will  require 
the  creation  of  storefronts.     Entrances  and  display 
windows  will  be  needed.     The  bay-door  openings  should  be 
used.     They  are  part  of  the  style  of  the  building;  if 
creatively  renovated,  they  will  be  an  attractive  asset. 
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If  replacement  of  all  doors  and  windows  is  undertaken, 
new  ones  should  be  chosen  to  blend  with  the  existing 
facade.     For  example,  aluminum  sash  doors  and  windows 
that  are  anodized  black  or  dark  bronze  will  go  with  the 
brick.     Energy  conservation  should  be  another  concern 
in  selecting  replacements,    a  recessed  entry  with  a  double- 
door  vestibule,  for  example,  will  help  reduce  energy 
consumption  and  operating  costs.     Such  entrances  should 
line  up  with  the  internal  layout,  sidewalks,  and  elements 
of  the  building's  facade. 

Signs  Signs  are  one  of  the  most  important  components  in  the 

storefront  facade  of  any  commercial  building.  Most 
commercial  structures  built  in  the  1920s  were  designed 
with  sign  areas,  but  the  fire  station,  of  course,  was  not 
commercial,  so  signs  must  be  designed  into  the  new  facade. 

Any  signs  used  in  the  fire  station  first  should  conforTU 
to  the  ordinances  of  the  Zoning  By-Laws.     (A  copy  is 
enclosed  in  this  Developer's  Kit.)     In  addition,  it  is 
recommended  that  these  guidelines  be  followed: 

—  signs  should  not  cover  architectural  details, 
but  should  conform  to  them  in  both  size  and 
placement; 

—  signs  should  not  be  wider  than  the  bay  doors; 

—  the  scale  and  placement  of  signs  should  be  direc- 
ted to  the  viewpoint  of  both  pedestrians  and 
drivers , 

—  signs  not  only  should  identify  businesses  and  their 
address  but  also  should  project  an  image  of  their 
character  and  quality; 

—  word  size  should  be  between  1/3  and  1/2  the  height 
of  the  sign  area  (in  other  words,  letters  should  be 
subordinate  to  the  background) ; 

—  the  words  in  the  sign  should  be  only  those  absolutely 
necessary; 

—  the  names  of  merchandise  or  special-service  announce- 
ments should  be  secondary  to  the  identification 

of  the  business; 

—  maintenance  requirements  and  cost  should  be  considered 
when  selecting  a  sign; 

—  overhanging  signs,  correctly  sized  and  placed,  can 
contribute  greatly  to  the  visibility  and  promotion 
of  businesses; 

— ■  overhanging  signs  should  never  project  more  than 
three  feet  from  the  building  and  should  be  at  least 
seven  feet  above  the  ground. 


Awnings  are  extremely  effective  for  shading  merchandise 
and  pedestrians.     Protecting  windows  this  way,  of  course, 
can  also  reduce  cooling  costs  in  the  summer.  Further, 
awnings  reduce  glare  and  increase  display  visibility  too, 
can  advertise  or  promote  a  shop  or  business,  and  contri- 
bute to  continuity  throughout  the  building. 

If  awnings  are  used,  they  too  should  not  project  more 
than  three  feet  from  the  building  and  should  have  a 
mimimum  height  of  seven  feet. 

Modernization  can  cause  problems  in  adaptive  reuse. 
Equipment  such  as  air-conditioning  units,  exhaust  outlets 
etc.  will  be  necessary  for  the  best  performance  of  the 
building.     Its  introduction  now  could  be  unattractive  if 
it's  not  well- integrated  into  the  overall  design.  All 
new  equipment  ought  to  be  screened  from  the  view  both  of 
pedestrians  and  of  drivers. 

The  town  of  Southborough  does  not  have  a  sewer  system. 
Therefore,  on-site  treatment  of  sewage  is  necessary. 
There  is  now  an  old  septic  system  in  the  back  lot  of  the 
fire-station  property.     However,  it  doesn't  conform  to 
state  regulations.     Because  of  the  high  water  table  and 
the  need  for  a  large  portion  of  the  rear  lot  to  be 
for  paved  parking,  it  is  recommended  that  an  above-ground 
system  be  installed,  i.e.,  a  package  plant. 

A  small  package  plant,  say,  with  a  10 ,000-gallon-per-day 
capacity,  would  be  fine.     It  would  meet  the  needs  of  any 
businesses  that  could  occupy  the  fire  station  and  it 
would  have  the  capacity  to  meet  the  needs  of  businesses 
that  might  occupy  an  addition  to  the  existing  structure. 

This  facility  should  be  located  near  the  drainage  ditch 
which  runs  along  the  railroad  right-of-way,  and  it  should 
be  in  the  corner  closest  to  Main  Street,  to  be  somewhat 
removed  from  pedestrian  areas.     At  the  same  time,  however 
piping  from  the  building  and  to  the  drainage  ditch  will 
be  minimized. 

The  fire  station  occupies  only  a  small  portion  of  its 
site.     Consequently,  approximately  30,000  square  feet 
of  land  remains  available  for  improvements.     Since  it  is 
completely  unimproved  now,  considerable  site  work  is 
needed.     Figure  2  shows  possible  improvements. 

According  to  surveys,  the  center  is  a  meeting  place: 
people  often  combine  shopping  with  conversation.  This 


Figure  2 
Site  Improvement 


interaction  is  evident  anytime  —  on  street  corners,  in 
front  of  shops,  in  parking  lots,  and  inside  stores.  In- 
side the  news  stand/ lunch  counter,  for  example,  people 
sit  and  talk  over  a  cup  of  coffee. 

However,  there  are  few  amenities  in  the  streetscape  for 
pedestrians.     The  future  owner  of  the  fire  station  can 
capitalize  on  this  need  when  landscaping  the  property. 
Well-designed  landscaping  and  open  spaces  about  the  fire 
station  will  encourage  activity  there.     This,  of  course, 
would  result  in  more  sales  for  businesses.     Parking  is 
another  amenity  to  attract  people.     A  pedestrian  way 
between  the  lot  and  Main  Street  would  make  the  lot  more 
useful  to  people  who  also  want  to  shop  at  existing 
businesses  in  the  Center.     A  driveway  to  the  parking  lot 
is  needed,  too. 

Finally,  as  noted,  the  existing  septic  system  will  have  to 
be  replaced;  it  does  not  conform  to  state  codes  and  its 
capacity  is  grossly  inadequate. 

Walking,  sitting,  and  social  interaction  should  be  en- 
couraged both  in  front  of  and  behind  the  building. 
Between  Main  Street  and  the  building  there  is  4450  square 
feet  of  land,  plenty  of  room  for  a  small  park.  Immediately 
behind  the  building  is  a  2450-square-foot  rectangular  area 
created  by  the  shape  of  the  building;  it  would  be 
excellent  for  a  courtyard.     With  good  merchandising,  \ 
pedestrians  attracted  to  both  the  courtyard  and  the  park 
would  be  induced  further,  into  the  shops  within  the  buildii 

A  park  in  front  of  the  building  naturally  should  have 
trees,  planters,  sitting  areas,  ground  cover,  lighting, 
and  paving.     (See  Figure  3.) 

The  placement  of  trees  should  be  planned  so  that  they 
shade  without  screening  the  building.     White  dogwoods 
would  be  an  excellent  choice;   they  provide  spring  coloring 
and  encourage  wildlife.    Shrubs  and  other  vegetation  also 
should  be  planted,  especially  at  the  base  of  the  fire- 
station  walls.     A  three-foot  border  of  shrubs  would 
complement  the  trees,  adding  more  color  and  texture  to  the 
setting. 

Wood  chips  should  be  used  as  groundcover  around  the  trees 
and  shrubs.     They  are  attractive,  relatively  easy  to 
maintain,  inexpensive,  and  keep  the  soil  moist. 

A  minimum  of  125  linear  feet  of  sitting  area  is  recommendet 
for  this  park.     Planters  could  be  used  for  much  of  this 
seating;  those  18  inches  high  would  be  most  comfortable. 
They  should  be  positioned  in  a  variety  of  configurations  tc 


Figure  3 
A  Park  Proposal 


20 


to  avoid  monotony  and  encourage  social  activity.  Trash 
receptacles  will  also  be  needed. 

Planters  would  be  placed  on  a  paved  surface.  Precast- 
concrete  patio  blocks,     18  inches  square,  are  recommended. 
The  resulting  grid  pattern  will  break  up  the  plane.  The 
planters,  trees,  shrubs,  and  sitting  areas  on  this  paved 
surface  can  easily  make  for  an  attractive  and  comfortable 
setting. 

Lighting  should  be  added  for  safety  at  night;  fixtures  on 
the  facade  of  the  fire  station  are  recommended.     The  front 
park  is  small  enough  that  these  alone  should  provide 
sufficient  illumination.     Placement  of  lighting  on  the 
fire  station  is  shown  in  the  sketches  in  the  section  on  | 
facade  components  (pages  13  and  14) .  j 

A  Courtyard  A  small  courtyard  should  be  created  behind  the  building. 

If  well-treated,  it  will  attract  pedestrians  and 
shoppers  and  discourage  vandalism. 

The  courtyard  should  have  trees,  shrubs,  a  groundcover, 
sidewalks,  and  light  fixtures.     Gravel  or  concrete  patio 
blocks  would  be  a  good  material  for  sidewalks.  Lights 
could  be  both  wall-mounted  and  on  posts.     The  groundcover 
can  be  either  wood  chips  or  grass,  preferably  the  former. 

A  Pedestrian  Way  Main  Street,  the  front  park,  the  rear  courtyard,  and  the 

parking  lot  should  be  connected  with  a  gravel  walkway 
along  the  easterly  side  of  the  building.     Currently,  it 
is  a  dirt  driveway.     This  walkway  should  be  wide  enough 
to  function  as  a  service  road,  too.     A  gravel  surface  will 
distinguish  it  from  areas  for  cars. 

A  Parking  Lot  According  to  surveys,  at  least  60  percent  of  the  people 

now  visiting  the  center  drive  there.    A  convenient  place 
to  park,  therefore,  is  important  to  the  commercial  success 
of  the  fire  station.     The  land  behind  the  station  is  an 
excellent  place  for  a  lot  and  is  large  enough  to  accommo- 
date the  off-street  requirement  in  Southborough ' s  zoning 
ordinance.     The  yard  also  could  be  landscaped  and 
accommodate  an  above-ground  sewage-treatment  facility. 

The  existing  4200-square-foot  building  calls  for  28  car 
stalls.     Zoning  requires  that  a  stall  be  provided  for 
each  150  square  feet  of  floor  area  added. 
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A  preliminary  assessment  of  the  site's  capacity  indicates 
that  an  additional  2400  square  feet  of  floor  space  could 
be  constructed  along  with  the  necessary  16  parking 
stalls.     Left  over  will  be  enough  lot  area  for  a  small 
courtyard,  for  landscaping  of  the  parking  lot,  and  for 
the  package  plant.     Critical  to  the  design  of  parking 
and  landscaping  under  this  senario  is  the  use  of  the  nearby 
land  owned  by  the  railroad.     Other  businessmen  in  the 
Center  have  been  allowed  to  improve  for  parking  an  unused 
portion  of  the  adjacent  railroad  right-of-way.     Such  an 
agreement  would  add  4521  square  feet  to  the  back  yard  for 
parking  and  landscaping. 

Whether  or  not  the  building  and  subsequently  the  parking 
lot  are  expanded,   the  lot  should  be  designed  with  certain 
characteristics.     They  include: 

—  angled  parking; 

—  one-way  traffic  circulation  (counter-clockwise) ; 

—  access  and  egress  from  the  west  side,  off  a  driveway 
over  an  adjacent  parcel  of  land  owned  by  Mass. 
Electric  Company  (to  be  discussed  shortly); 

—  landscaping  within  the  paved  area; 

—  a  four-foot-wide  and  six-foot-high  buffer  of 
coniferous  shrubs  and  trees  or  a  six-foot  solid 
wall  screening  the  lot  from  adjacent  properties: 

—  a  minimum  of  two  lamppost  fixtures,  30  feet  high, 
and  illuminating  an  area  50  feet  from  each  pole; 
telephone  poles  can  be  used. 

A  Driveway  .  Access  and  egress  to  an  off-street  parking  lot  could  be 

made  via  a  parcel  now  owned  by  the  Massachusetts  Electric 
Co.     It  is  a  stip  of  land  adjacent  to  the  fire-station 
property,  50  feet  wide  and  250  feet  deep.     Serving  as  an 
accessway  to  a  larger  parcel  behind  the  fire  station  also 
owned  by  Mass.  Electric,   this  land  has  been  used,  unoffi- 
cially, by  town  employees  and  residents  for  many  years  for 
parking  and  access.     (See  Figure  4  .) 

Discussions  regarding  this  land  are  now  under  way  between 
the  town  (selectmen  and  chairman  of  the  Fire- Station 
Committee)  and  real-estate  officials  of  the  utility  company. 
Sought  by  the  town  is  the  transfer  of  at  least  the  rights 
to  use  this  land  for  access  and  egress  between  Main  Street 
and  an  off-street  parking  lot  behind  the  fire  station. 

Using  the  Mass.  Electric  property  for  automobiles  would 
allow  a  dirt  drive  east  of  the  building  to  be  used  solely 
by  pedestrians.     The  side  yard  is  21  feet  wide  and  114  feet 
long.     Landscaping  and  surfacing  of  the  driveway  would  be 
necessary  to  create  a  walkway  attractive  to  pedestrians. 


MAIN  STREET 


Figure  4 
Proposed  Driveway 
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People  then  wo-uld  be  more  inclined  to  walk  from  the  off- 
street  lot  or  rear  portions  of  the  building  out  to 
businesses  on  Main  Street. 


I 


